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Agenda Item C.1
DISCUSSION/ACTION ITEM

Meeting Date: February 5, 2019

TO: Mayor and Councilmembers

FROM: Vyto Adomaitis, Neighborhood Services and Public Safety Director

CONTACT: Jaime A. Valdez, Senior Project Manager

SUBJECT: Old Town Goleta Property and Business Improvement District

RECOMMENDATION:

Consider authorizing the City Manager to enter into a Professional Services Agreement 
with Civitas Advisors, Inc. for legal and consulting services for the Old Town Goleta 
Property and Business Improvement District Formation Project in an amount not to 
exceed $25,000 with the term of agreement to September 30, 2019 (Attachment 1).

BACKGROUND: 

On December 29, 2011, the California Supreme Court issued an opinion in California 
Redevelopment Association v. Matosantos, which upheld Assembly Bill 1X 26 requiring 
the dissolution of redevelopment agencies (RDAs). 

With the ensuing dissolution of Goleta’s RDA there has been an on-going struggle to 
find funding for revitalizing Old Town. The City Council appropriated monies in the FY 
2016-17 Budget to explore Business Improvement Districts and other “post-RDA” 
approaches such as Infrastructure Financing Districts (IFDs), Enhanced Infrastructure 
Financing Districts (EIFDs), and Community Revitalization and Investment Authorities 
(CRIAs). Staff analyzed the IFD, EIFD, and CRIA options but funding for those 
mechanisms are contingent on the willingness of Taxing Entities (such as the County, 
Fire Protection District, Goleta Sanitary District) to electively give up a portion of their 
revenues in the form of tax increment. 

One of the largest previously available sources for tax increment—school districts—are 
now excluded from participating, meaning school districts no longer have to give up 
their share of revenues. This has the effect of making the formation of IFDs, EIFDs, and 
CRIAs less sought after. Moreover, IFDs, EIFDs, and CRIAs cannot finance routine 
maintenance, repair work, or costs of ongoing operation or services. 

Conversely, Business Improvement Districts (BIDs) are not funded by tax increment and 
are instead funded by assessments paid by property owners in the case of a Property 
Business Improvement District (PBID) or business owners (tenants) in the case of a 
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Business-based Business Improvement District (BBID). BID funds can also finance 
routine maintenance, repair work, or costs of ongoing operations or services.

On December 10, 2018, the Economic Development and Revitalization (EDRC) 
Standing Committee met to discuss the potential of Property and Business 
Improvement District (PBIDs). A representative from Civitas Advisors, Inc. provided a 
presentation on PBIDs, including what they are, types that exist, how they function,
services and benefits offered, examples (including one in Ventura and one in Oxnard), 
the City’s role, governance and annual reports, as well as the steps to formation and 
timelines. 

DISCUSSION:

A BID is a financing mechanism that is used to provide revenue for a variety of local 
improvements and services that enhance, not replace, existing municipal services. In 
California, there are several types of BIDs, including:

 Property-based business improvement districts (PBID) that allow for an 
assessment on real property and the subject of this staff report.

 Business-based business improvement districts (BBID) that create an 
assessment paid by business owners.

 Tourism-based business improvement districts (TBID) that allow for an 
assessment on hospitality and tourism related businesses.

Each of the preceding types of BIDs have its own advantages, disadvantages and legal 
basis. In all cases, common BID service options include:

 Maintenance: BIDs support maintenance services over and above those 
provided by local government, including frequent sidewalk sweeping, trash and 
debris removal, periodic power washing of sidewalks and immediate removal of 
graffiti from buildings and public amenities.

 Security: BIDs finance extra security to augment services from local police 
departments. Types of security services range from conventional security patrols 
to "ambassadors" that have extensive customer service training to help 
customers navigate through a business district.

 Marketing and Promotions: Marketing programs aim to improve the overall image 
of a business district through collaborative promotional strategies, undertaking 
market research and working with the media.

 Special Events: Special events reinforce the business district's drawing power as 
a destination, often targeting consumer markets that typically underutilize it. 
Many BIDs provide resources to manage a yearly events calendar that maintains 
an active schedule of lively attractions.

 Parking and Transportation: BIDs often support the management and/or 
expansion of the parking supply within a business district, including validation 
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programs, management of municipal garages, sponsorship of local shuttles and 
advocacy to implement regional transit.

 Economic Development: Many BIDs finance services to attract jobs and 
investment to business districts, including undertaking market analysis, 
developing data bases and structuring public/private financing for redevelopment 
projects.

 Tourism Promotion: In California, BIDs are increasingly being used to 
supplement local and regional tourism promotion programs to attract visitors to 
attractions, hotels and other hospitality related businesses.

 Human Services: BIDs are becoming active partners with human service 
agencies to help address the issues of the homeless and other street 
populations.

 Capital Improvements: BID-supported improvement options include visible 
amenities such as street lights, benches, kiosks and public art. BIDs can have 
bonding capabilities that allow for ambitious public/private capital improvement 
programs.

It is important to note that PBIDs do not direct development projects. It is a funding 
model that generates money to be leveraged to provide services to benefit the 
assessment payor. PBIDs are developed in downtown areas, commercial warehouse 
districts, Old Town and Main Streets. Their primary motivator is usually not tourism 
development but a clean and safe district that property owners, business owners, 
employees, and customers feel comfortable conducting business. 

Secondary for PBIDs is marketing, brand development, and placemaking to attract more 
customers into the district. Most of the time, customers are locals. There is a large
demand for Old Towns and Main Streets to market their districts locally to keep 
business operating. Most PBIDs also do not have the budgets to promote to out of town 
visitors. This is the role of the destination marketing organization whose strive to attract 
overnight visitors. However, PBIDs may want to assist in a local marketing campaign
because it benefits property owners by keeping tenants in their buildings. Loss of 
business is a loss of a tenant to property owners.

Property owners, as the assessment payers in a PBID, play a pivotal role in the 
formation process. It is estimated that approximately 25% of businesses operating in 
Old Town also own the properties their businesses occupy.

A description of a PBID is included with this staff report as Attachment 2.  A description 
of how PBIDs are formed is included as Attachment 3. A representative from Civitas will 
also be in attendance during the discussion of this agenda item to provide an overview 
and answer questions.
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The Goleta Chamber of Commerce (Chamber)

The Chamber has begun the process to form a PBID in Old Town Goleta.  The 
Chamber has shared the idea of pursuing a PBID with the Old Town Business 
Committee, a group composed of businesses, property owners, residents and 
community members to discuss issues in Old Town related to businesses and 
improving the area. The Chamber has secured $31,000 to pay a consultant (Civitas) to
assist with the PBID formation effort.  Civitas’ fees for the PBID formation project total 
$56,000.  The Chamber is now requesting the City to match the Chamber’s funding, in 
the amount of $25,000, to enable the Chamber to hire Civitas.

While the Chamber has initiated the effort to form a PBID by engaging in discussions 
with Civitas as to what a PBID could look like, the formation process has not yet 
occurred. There have only been preliminary discussions at a conceptual level of what 
kinds of assessments might be pursued and possible activities taken on should a PBID 
form. It is not predetermined. The formation process depends heavily on outreach and 
consensus building that takes place through meetings and focus groups which 
eventually inform how the PBID would operate for the intended area. In short, the 
formation process determines what the PBID will be and how it will operate, if at all. 

PBID Formation Process for Old Town

Once funding for the consultant is secured, the Chamber will contract with Civitas to 
assist with the PBID formation process.  The City Council will have an opportunity to 
evaluate and consider the PBID parameters during the petition and ballot process 
(Spring 2019).  The City Council is not being asked to approve formation of the PBID at 
this time.

There are some ideas the Chamber has for use of funds, but the consensus building 
around the proposed services still needs to take place. Consensus building is part of the 
agreement with Civitas to finalize those parameters with the Chamber through one-on-
one and round tables during February and March. Nothing will be finalized until there is 
a final management district plan, the 50%+1 in weighted petitions signed is obtained, 
and an affirmative vote during the Prop 218 ballot during the hearing process is 
reached.  Since the City is proposed to be in the boundaries, City Council will have to 
approve and give the City Manager direction on signing the petition and voting yes or no 
on the ballot to approve the proposed PBID.

Analysis of PBIDs Success & Failures

The success of a PBID is contingent on the management of funds by the stakeholders. 
Successful PBID Owners’ Associations have strong relationships with property and 
business owners within the district and are continuously communicating the progress of 
the services and programs supported with PBID funding.  

The formation of a PBID does not come without challenges. The project takes a 
considerable amount of time, energy, and resources to ensure a successful outcome. 
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While Civitas tries to avoid project failures, it has seen PBIDs fail to form because the 
project lacked a strong and dedicated steering committee. Civitas has also seen PBIDs 
fail to form because they did not have the support of the city because the formation of a 
PBID requires an investment from the city. City of Goleta staff will be required to assist 
in the formation of the PBID through multiple steps in the project. Staff will review the 
property owner information and data received from the County; review, provide 
feedback, and approve all the legal documents required to establish the district; and 
facilitate the public hearing and Prop 218 ballot initiative. 

Civitas will work with the City and Chamber during each step of the project to provide 
guidance and best practices to ensure City staff time on the project does not negatively 
impact other job responsibilities. PBID formations are at their core a private-public 
partnership that creates a funding mechanism to improve the commercial activity 
through specific services in a set boundary. 

To date, Civitas staff has no knowledge of a PBID that has failed to renew based on 
property owner satisfaction.

PBIDs from Comparable Cities

Downtown Oxnard PBID

The Oxnard Downtown Management District (ODMD) was initially formed in 2001, 
under the PBID Law of 1994 (94 Law) to promote enhanced economic revitalization and 
physical maintenance of businesses within the district. Services provided by the ODMD 
Owners’ Association, Oxnard Downtown Management District Inc., include 
maintenance, security, business development, and beautification. The ODMD was 
renewed for a five (5) year term ending in December 2019. The first-year budget was 
projected to be approximately $454,095, with the assessment rate as follows:

LAND AREA RATE BUILDING AREA RATE STREET FRONTAGE RATE
$350.80 +2.7615¢/Sq. Ft 12.138¢/Sq. Ft $4.0635 Per Linear Foot

The ODMD has had significant success since its formation in 2001. The ODMD has 
been renewed three (3) times, maintaining support of assessed property owners for 
over fifteen (15) years. Since its last renewal, the ODMD has seen an increase in their 
yearly budget by nearly $20,000. The ODMD continues to provide vital services to its 
community, including: a daily clean team, tracking and providing litter pickup, graffiti 
removal, sidewalk pressure washing, abating illegal dumping, weed removal and other 
special projects; district safety officers who patrol the district between sixteen (16) to 
twenty (20) hours per day; public space enhancements (such as improved streetscapes, 
new planters, etc.); promotion of arts initiatives; increasing marketing efforts (website 
improvements, social media promotion, etc.) to promote Oxnard Downtown and other 
services.
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Downtown Ventura PBID

The Downtown Ventura Business Improvement District (DVBID) was formed in 2009 
under the 94 Law to promote Downtown Ventura as a vibrant commercial and cultural 
destination. Services provided by the DVBID Owners’ Association, Downtown Ventura 
Partners, include clean and safe programs, economic development, and marketing and 
communication programs. The DVBID was renewed for a for a five (5) year term ending 
in December 2019. The first-year assessment collections were projected to reach 
$462,083, with the following assessment rate:

Core Zone Non-Core Zone Mission Zone
Square Foot 

Assessment Rate
$0.0846 $0.0508 $0.0188

The DVBID has achieved significant accomplishments for its community since its 
formation. The DVBID was renewed in 2015 with eighty-five percent (85%) of property 
and business owners in favor of renewal. In addition to PBID assessment collections, 
the Downtown Ventura Partners received over $740,000 in additional private funding to 
provide vital district services. DVBID actively maintains three main committees; 
Promotions, Streetscape (Design, Clean & Safe), and Economic Restructuring. These 
committees take active roles in reaching the DVBID goals which include promoting a 
positive image of Downtown Ventura to increase community pride and improve 
consumer and investor confidence, strengthen DVBID’s economic assets, and creating 
a safe, inviting environment for visitors.

Safeguards

If a PBID were approved for Old Town, annually the City Council would approve a 
forward-looking report that outlines any changes to the PBID budget and services (that 
are possible within the Management District Plan). This is an opportunity for Council to 
"safeguard" the funds are being spent appropriately and within the boundaries of the 
management district plan they approve. Additionally, any physical improvements to 
public property would require consent and partnership with the City. The proposed Old 
Town PBID does not currently foresee pursuing physical improvements being a service 
the Chamber plans to consider. The services are clean and safe activities; marketing, 
business development, and economic development activities; and parking solutions 
have been discussed.

The property owners, through the PBID, do not have open-ended authority. They are 
required to spend the funds as outlined in the plan with oversight by Council. During the 
project, Civitas will work with City staff and be open to councilmember involvement so 
they can provide feedback.  Exploration of the governance structure of the potential 
PBID can be discussed when consensus building takes place on the required district 
parameters. 
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FISCAL IMPACTS:

The Economic Development Program has a $25,000 line-item available in the FY 2018-
19 Budget for BID & Old Town professional services in Account No. 101-5-6400-500 to 
support this agreement. No additional appropriation is necessary. 

ALTERNATIVES:

The Council could choose not to provide funding.  Failing to secure funding may result 
in delay in the formation of a PBID in Old Town.

Legal Review By: Approved By:

___________________             ___________________    
Michael Jenkins Michelle Greene
City Attorney            City Manager

ATTACHMENTS:

1. Professional Services Agreement with Civitas Advisors, Inc. to provide legal and 
consulting services for the Old Town Goleta Property and Business Improvement 
District Formation Project.

2. Property and Business Improvement District Description Summary.

3. Property and Business Improvement District Formation Summary.
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ATTACHMENT 1

Professional Services Agreement with Civitas Advisors, Inc. to provide legal and 
consulting services for the Old Town Goleta Property and Business Improvement 

District Formation Project

9



10



11



12



13



14



15



16



17



18



19



20



21



22



23



24



25



26



27



28



29



30



ATTACHMENT 2

Property and Business Improvement District 
Description Summary
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PARTNERSHIPS • PROGRESS • PROSPERITY
1102 Corporate Way, Suite 140 • Sacramento, CA 95831 • 800-999-7781 • www.civitasadvisors.com

Property & business improvement districts are a stable funding source for organizations of property owners 

working to improve their business district. Owners within the district work together to make significant 

improvements, attract consumers and new businesses, and develop the area.

What does a PBID do?
PBIDs can have many functions, all of which are aimed at improving the district. A PBID’s operations are 

determined by the property owners funding the PBID. PBID activities often include security services, clean 

up and maintenance services, capital and infrastructure improvement programs, marketing programs and 

many other significant progressive projects.

Who mangages a PBID?
Typically a PBID is managed by a new non-profit corporation specifically formed to fill this role. The property 

owners forming the PBID decide who will manage the PBID and how. The PBID corporation is required to 

submit annual reports, ensuring accountability to assessed property owners.

How is a PBID Funded?
PBIDs are funded through an assessment on properties within the district. The amount of the assessment is 

determined by property owners at the formation of the district, within particular legal guidelines. Certain 

types of property can be exempt from all or part of the assessment if they do not benefit from district 

services. Funds raised through the assessment must be spent within the district for the benefit of the 

properties paying the assessment. Funds raised through a PBID cannot be diverted to government programs.

Why should I support forming a PBID?
Local and state governments are often unable to provide specialized services to meet an area’s unique 

needs. Government programs are also subject to political and economic circumstances which can cause cuts 

to services. Establishing a PBID remedies this inconsistency by providing a secure, stable funding source 

for crucial services. PBID spending priorities and limits are established by property owners with intimate 

knowledge of and a vested interest in the particular needs of the district.

What are the advantages of a PBID?
•	 They provide a stable funding source for improvements and services

•	 They are designed, created and managed by those who pay the assessment

•	 Funds cannot be diverted for government programs

•	 They are customized to fit the unique needs of the district

Introduction to California
Property & Business Improvement Districts
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ATTACHMENT 3

Property and Business Improvement District 
Formation Summary
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Under the Property and Business Improvement District Law of 1994, the PBID formation
process can be divided into six steps.

1. Creation of Formation Resources

•	 Identify Steering Committee members

•	 Obtain information needed for database

2. Owner Outreach & Education

•	 Educate property owners about PBIDs via handouts and meetings

•	 Obtain input and support from property owners

•	 Hold focus groups and circulate surveys as needed

3. District Plan Development

•	 Identify district boundaries and included properties

•	 Identify benefit zones, if needed

•	 Determine services to be provided by the district

•	 Determine assessment rate and budget

•	 Determine governance structure

•	 Draft and review district plan

4. Petition Drive

•	 Prepare, distribute and collect petitions for formation

•	 Submit petitions from owners who will pay 50% or more of the assessment to the City Council or 
Board of Supervisors

5. Initial Hearing

•	 Prepare Resolution of Intention

•	 Prepare Notice of Public Meeting/Hearing and Ballot

•	 Resolution of Intention hearing

•	 Mail notice and ballot to all owners

6. Public Hearing

•	 City Council/Board of Supervisors considers any protests presented and tallies ballots cast

•	 If 50% or more of the ballots cast favor formation, the City Council/Board of Supervisors can adopt 
Resolution of Formation

Forming California
Property & Business Improvement Districts
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